
 
 

 
 
 

 
Planning Staff Report to 

Greenville Planning Commission 
October 13, 2020 

for the October 19, 2020 Public Hearing 
 

 
Docket Number:  Z-12-2020 

Applicant:   John Darrohn 

Property Owners:  Joel Nunez 

Property Location:  North Vance Street 

Tax Map Number: 0123000100400, 0123000100500, 0123000-00101, 0123000100300, 
0123000100200, 0123000100100 

Acreage:   0.85 acre 

Future Land Use:  Urban Residential 

Existing Zoning:  RM-1, Residential Multi-family District 

    R-6, Single-family Residential District 

Proposed Zoning: RM-1.5, Residential Multi-family District 

Adjacent Zoning: N:  R-7.5, Single-family Residential District (Greenville County) 

E:  R-6, Single-family Residential District 

S:  R-6, Single-family Residential District 

R-7.5, Single-family Residential District (Greenville County) 

 I-1, Industrial District (Greenville County) 

W:  PD, Planned Development (Woodside Mill) 

 R-7.5, Single-family Residential District (Greenville County) 

 
Special Emphasis District: Not Located within Designated Special Emphasis Boundary 
District:   Council District 2 
Staff Recommendation: Recommendation of Denial for Rezone of RM-1.5, Residential Multi-family 

District 

Recommend Approval for Rezone of RM-1 Residential Multi-family District 
for TMS# 0123000100101 to City Council 

Applicable Sections of the City of Greenville Code of Ordinances:  
Sec. 2-372 Function, Powers, and Duties of the Planning Commission  
Sec 19-1.3 Purpose and Intent  
Sec.19-2.1.2 (A) (2) (b) Zoning District Map Amendments (Rezoning)  
Sec.19-2.3.2 (E) (2) Amendments to Zoning District Map  
Sec.19-3.2 District Descriptions  

Staff Analysis:   

The subject property is located North Vance Street and Birnie Street Extension in the Woodside Mill neighborhood. 
The property is located adjacent to the Woodside Mill. The applicant petitions the City of Greenville to rezone six 



parcels, totaling 0.85 acre of real property, from RM-1 and R-6 to RM-1.5. Three of the parcels are zoned RM-1 
and three R-6. The applicant cites the need for more housing in the neighborhood and new housing stock. 

Staff feels that the proposed RM-1.5, Residential Multifamily District, is the not an appropriate zoning district for 
these properties. Outside of the adaptive reuse of the Woodside Mill, which includes a multi-family housing 
component, much of the neighborhood is zoned R-6 or R-7.5, both single-family residential districts. Staff believes 
this rezone and the greater allowed density could result in adverse impacts in the neighborhood. Approval may spur 
future rezoning requests for greater density in the neighborhood which would adversely impact the established 
single-family character. This rezone would not only provide incompatible densities and encroachment of multi-family 
density into the established single-family neighborhood but would also negatively impact the affordability of housing 
in the neighborhood. Additionally, rezone of these six properties to RM-1.5 would create an isolated zoning district 
less than 2 acres in size. 

Staff would recommend the approval of the rezone of TMS# 0123000100101 from R-6 to RM-1, Residential Multi-
family District. This parcel is very small in size and unable to practically be developed in its current configuration. A 
rezone of this parcel to RM-1 would allow for future recombination and development in conjunction with the three 
adjacent RM-1 parcels. Combined, this would allow for the development of approximately 5 residential units across 
these four parcels. 

Required by Section 19-2.2.4, Neighborhood Meetings of the Land Management Ordinance, the applicant held a 
virtual neighborhood meeting on October 7, 2020. Three members of the public were in attendance at the meeting 
and expressed to be in favor of the rezoning request. Five members of the public were in attendance. They had a 
number of questions about the rezoning and proposed future development of the property. Concerns voiced 
included: 

1. The new development could change the current demographic of the neighborhood. 
2. The increase in property value could lead to an increase in property values and property taxes could be an 

issue for current residents. 
3. The new development could change the character of the neighborhood. 
4. Current neighborhood residents would not be able to afford to live in the new development. 

Staff offers the following responses to the standards for rezoning found at Section 19-2.3.2(E)(2), Amendments to 
the Zoning District Map, based on the information submitted by the applicant and the information provided previously 
in this report. 

1. Consistent with the Comprehensive Plan:  Staff believes the proposed RM-1.5 zoning designation is not 
consistent with the ‘Urban Residential’ Future Land Use designation.  

2. Changed conditions since the original designation:  The redevelopment of the Woodside Mill has begun. The 
remainder of conditions in the neighborhood have remained unchanged. 

3. Addresses a demonstrated community need:  The RM-1.5 zoning designation may provide for an increased 
number of housing units on the property it does not address a demonstrated community need. Staff believes 
the RM-1.5 zoning district may have a negative impact on the needs of the community by spurring future higher-
density developments and new housing that is less-affordable. 

4. Compatible with surrounding uses:  Surrounding uses include single-family residential type uses.  The proposed 
RM-1.5 zoning classification will allow for development that is not compatible with the surrounding single-family 
properties.  

5. Promotes logical development pattern:  The proposed zoning designation does not provide uses that are logical 
and maintain existing single-family detached residential character to the development pattern of the area.   

6. Will not result in “strip” or ribbon commercial development:  Any development at the subject location must 
comply with the applicable use and design standards of the Land Management Ordinance, of which “strip” or 
ribbon commercial development type uses are not anticipated.  

7. Will not create an isolated zoning district:  No adjacent properties are zoned RM-1.5 and the proposed rezoning 
would create an isolated zoning district less than 2 acres in size. 

8. Surrounding property values:  The proposed amendment will result in impacts on the property values of 
surrounding lands. The proposed zoning designation allows for greater residential density and will put 
redevelopment pressure and increased land values on surrounding properties.    



9. Effect on natural environment:  The proposed zoning amendment is not anticipated to have any adverse impacts 
on the natural environment. All future development is required to comply with environmental standards. 

10. Public facilities and services:  Public facilities and services are available for this site. 

Neighborhood Meeting Comments 
 
The applicant held their required neighborhood meeting virtually on Wednesday, October 8, 2020. There were 5 
members of the public on the call. There were several questions about the project, that ranged from ‘price point of 
proposed future single-family attached units’ to ‘stormwater’ and ‘design’. There were also several concerns 
voiced by the attendees as follows: 

1. This new development could change the current demographic of the neighborhood.  
2. The increase in property value could lead to an increase in property taxes that could be an issue  

for current residents.  
3. The new development could change the character of the neighborhood.   
4. Current neighborhood residents would not be able to afford to live in the new development. 

 
These comments highlights the concern staff has with the requested RM-1.5 zoning and the future development 
that would result from the requested zoning classification. 

 
STAFF RECOMMENDATION:   

Recommendation of Denial for Rezone to RM-1.5, Residential Multi-family District 

Recommend Approval for Rezone to RM-1 Residential Multi-family District for TMS# 0123000100101 to City 
Council 

 

Staff Comments and Conditions 

 

City Engineer 

Approval subject to all conditions and requirements of the Civil, Traffic and Environmental Engineering Divisions. 

Civil Engineer Comments 

Any redevelopment of these parcels will require street and utility infrastructure improvements. 

Environmental Engineer Comments 

Reviewed By: Denise Rettberg 

Recommend: Approve w/ Comments 

Comments: 
1) A site permit addressing stormwater management, erosion control and wastewater service will be required 

for the Townhome development. 
2) Wastewater – Wastewater service for the development will be subject to the following conditions: 

 
a. There are existing City sewer mains available to serve this development.  The developer must confirm that the 
existing sewer system/treatment plant has available flow from the City and ReWa by submitting a Sewer Capacity 
Request Form (Service Lateral Fillable Form aka PSSAR). 
 
 
 
 

 


